mo
oL,

HUNTINGTON BEACH

City of Huntington Beach Planning Départment

STAFF REPORT

TO:

FROM:

BY:

DATE:

Planning Commission
Scott Hess, AICP, Director of Planning

Jane James, Senior Planne%

October 14, 2008

SUBJECT: GENERAL PLAN AMENDMENT NO. 07-001 AND ZONING TEXT

AMENDMENT NO. 07-002 (THE VILLAGE AT BELLA TERRA)

APPLICANT/ Lindsay Parton, BTDJM Phase II Associates, LLC, 922 Laguna Street, Santa Barbara,
PROPERTY CA 93101

OWNER:

LOCATION: 7777 Edinger Avenue (between Edinger Avenue and Center Avenue, west of existing

Bella Terra development and east of Union Pacific Rail Road)

STATEMENT OF ISSUE:

+ General Plan Amendment (GPA) No. 07-001 represents a request for the following:

To amend the General Plan Land Use designation on 15.85 acres from the current CR-F2-sp-mu
(F9) (Regional Commercial-0.5-FAR-Specific Plan Overlay-Mixed use Overlay-1.5 FAR [MU-
0.5{C}/25 du/acre]) to the proposed CR-F2-sp-mu (F14) (Regional Commercial-0.5 FAR-Specific
Plan Overlay-Mixed use Overlay-1.75 FAR with limitations) designation.

To amend the General Plan Land Use Element by amending Subarea 5A of the Community
District and Subarea Schedule to establish Bella Terra Area A and Bella Terra Area B, and

To allow horizontally integrated mixed use in addition to the currently allowed vertical mixed
use in Area B.

To increase the allowable residential density from the currently allowed 25 dwelling units per
acre (du/ac) up to a maximum 45 du/ac (with limitations specified below) in Area B.

To increase the allowable commercial floor area ratio (FAR) from the current 0.5 to a
maximum 0.6 commercial FAR (with limitations specified below) in Area B.

To increase the allowable total building FAR from the current 1.5 to 1.75 maximum FAR in
Area B.

To increase the number of stories from the currently allowed maximum of four stories to six
stories on a majority of the project site, up to a maximum of ten storles on a portion of the site
in Area B.

To amend the General Plan Land Use Element and establish a new F14 FAR category with the
following FAR limitations:

Option 1 (Increased Residential). Maximum total bulldmg area FAR of 1.75, commercial
FAR of 0.2, and 45 dw/ac, which would permit a maximum of 713 residential units and
138,085 square feet of commercial uses; or
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e Option 2 (Increased Commercial). Maximum total building area floor area ratio of 1.785,
commercial FAR of 0.6, and 34 du/ac, which would permit a maximum of 538 residential units
and 414,255 square feet of commercial uses.

+ Zoning Text Amendment (ZTA) No. 07-002 represents a request for the following:

To amend the current Specific Plan No. 13 — The Crossings at Huntington Beach (renamed
Specific Plan No. 13 — Bella Terra) to allow residential uses and establish residential design and
development standards.

+ Staff’s Recommendation:
Approve General Plan Amendment No. 07-001 and Zoning Text Amendment No. 07-002 with
modifications based upon the following:

Facilitates the existing General Plan Land Use Element Mixed Use overlay by providing for mixed
uses on the site.

Facilitates the proposed modifications to Specific Plan No. 13 to establish residential uses and
development standards for Area B resulting in a future mixed use development that is consistent
and transitional between surrounding densities and land uses.

Facilitates mixed use development that produces an environment which is both attractive and
sustainable by increasing housing options for diverse household types, promoting alternative
modes of transportation, creating a local sense of place, reducing infrastructure and maintenance
costs, and allowing for more efficient use of land resources.

Consistent with good zoning practice and implements the goals of developing a Town Center Core
in concert with the existing Bella Terra lifestyle center.

Compatible with adjacent commercial, educational, and transportation uses, and the site is already
designated for a higher-density, mixed use development with a mix of residential and commercial
land uses.

Serves affordable housing needs of the community by providing affordable housing units.

+ Staff’s Suggested Modifications:

Modify the General Plan designation to allow GPA Option 1 (Increased Residential) only for a
maximum of 45 du/acre (713 residential units) and 0.2 Commercial FAR (138,085 square feet).
Require the incorporation of sustainable building practices from those recommended by the U.S.
Green Building Council’s Leadership in Energy and Environmental Design (LEED) Program
certification or Build It Green’s Building Guidelines and Ratings Systems throughout the site and
require LEED certification in at least one future building (minimum building size of 1,000 square
feet).

Require a policy in Specific Plan No. 13 regarding potential future pedestrian access along the
western boundary of the site.

Require a minimum of 60 square feet of private residential open space per unit .

Environmental Impact Report No. 07-003 is processed concurrently with these legislative acts and is
addressed under a separate staff report. It is necessary for the Planning Commission to review and act on
Environmental Impact Report No. 07-003 prior to action on this General Plan amendment and zoning text
amendment. Based on the EIR analysis, following approval of these legislative acts, the CEQA Findings
of Fact with a Statement of Overriding Considerations will be required.

PC Staff Report — 10/14/08 2 08sr53 GPA 07-01; ZTA 07-02 (Bella Terra)



RECOMMENDATION:

Motion to:

A. “Approve General Plan Amendment No. 07-001 for Option 1 by approving the draft City Council

B.

Resolution No. ___ (Attachment No. 1) and forward to the City Council for adoption.”

“Approve Zoning Text Amendment No. 07-002 with findings for approval (Attachment No. 2) by
approving the draft City Council Resolution No. ___ (Attachment No. 3) and forward to the City
Council for adoption.”

“Approve CEQA Findings of Fact with a Statement of Overriding Considerations - EIR No. 07-003
(Attachment No. 8).”

ALTERNATIVE ACTION(S):

The Planning Commission may take alternative actions such as:

1.

“Approve General Plan Amendment No. 07-001 for Option 1 and Option 2 by approving the draft City
Council Resolution No. ___ (Attachment No. 13) and forward to the City Council for adoption
(Applicant’s Request).”

“Approve General Plan Amendment No. 07-001 for the environmentally superior Alternative No. 3:
Reduced GPA/ZTA (allows for 538 residential units and 138,085 square feet of commercial) by
approving the draft City Council Resolution No. ____ (Attachment No. 14) and modifying SP No. 13
accordingly and forward to the City Council for adoption.”

“Continue General Plan Amendment No. 07-001 and Zoning Text Amendment No. 07-002 and direct
staff accordingly.”

“Deny General Plan Amendment No. 07-001 and Zoning Text Amendment No. 07-002 with findings
for denial.”
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Subject Site

VICINITY MAP
GENERAL PLAN AMENDMENT NO. 07-01 AND
ZONING TEXT AMENDMENT NO. 07-02
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PROJECT PROPOSAL:

General Plan Amendment No. 07-001 represents a request by the applicant to:

1. Amend the General Plan Land Use designation on 15.85 acres from the current CR-F2-sp-mu (F9)
(Regional Commercial-0.5-FAR-Specific Plan Overlay-Mixed use Overlay-1.5 FAR [MU-
0.5{C}/25 du/acre]) to the proposed CR-F2-sp-mu (F14) (Regional Commercial-0.5 FAR-Specific
Plan Overlay-Mixed use Overlay-1.75 FAR with limitations) designation pursuant to California
Planning, Zoning, and Development Laws, and

2. Amend the General Plan Land Use Element by amending Subarea 5A of the Community District
and Subarea Schedule to establish Bella Terra Area A and Bella Terra Area B, and

To allow horizontally integrated mixed use in addition to the currently allowed vertical
mixed use in Area B.

To increase the allowable the allowable residential density from the currently allowed
25 dwelling units per acre (du/ac) up to a maximum 45 du/ac (with limitations specified
below) in Area B.

To increase the allowable commercial floor area ratio (FAR) from the current 0.5 to a
maximum 0.6 commercial FAR (with limitations specified below) in Area B.

To increase the allowable total building FAR from the current 1.5 to 1.75 maximum FAR
in Area B.

To increase the number of stories from the currently allowed maximum of four stories to
six stories on a majority of the project site, up to a maximum of ten stories on a portion of
the site in Area B.

3. Amend the General Plan Land Use Element and establish a new F14 FAR category with the
following FAR limitations:

Option 1 (Increased Residential). Maximum total building area FAR of 1.75, commercial
FAR of 0.2, and 45 du/ac, which would permit a maximum of 713 residential units and
138,085 sf of commercial uses; or

Option 2 (Increased Commercial). Maximum total building area floor area ratio of 1.75,
commercial FAR of 0.6, and 34 du/ac, which would permit a maximum of 538 residential
units and 414,255 sf of commercial uses.

These two options represent the overall development scenarios that could occur under the proposed
project; however, only one option would ultimately be developed. Both of these potential development
combinations result in a maximum total building area FAR of 1.75 or 1,208,245 sf of total commercial
and residential development, which is an increase in overall square footage (by approximately 172,606 sf)
compared to what is currently allowed on site. The current General Plan land use designation permits a
maximum mixed use development of 0.5 commercial FAR (345,213 square feet) and 25 dwelling
units/acre (396 residential units) with an overall total building area FAR of 1.5 (1,035,639 square feet).
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Zoning Text Amendment No. 07-002 represents a request by the applicant to amend Specific Plan No. 13
— The Crossings at Huntington Beach to allow residential uses and establish residential design and
development standards pursuant to Chapter 215 of the Huntington Beach Zoning and Subdivision
Ordinance (HBZSO). The specific plan would be renamed Specific Plan No. 13 — Bella Terra.

According to the applicant’s narrative, (Attachment No. 7) the applicant intends to design a mixed use
neighborhood to provide a place to live, work, and play as the anchor to northern Huntington Beach. The
applicant is proposing a “park once” strategy to accommodate higher density and create a place to attract
upscale retail tenants. The mixed use project will be integrated into the existing Bella Terra shopping
center, create strong pedestrian and vehicular links, provide a hierarchy of open spaces, vary the building
mass and style, and incorporate energy efficient strategies.

ISSUES:

Subject Property and Surrounding Land Use, Zoning, and General Plan Designations:

Subject Property and | CR-F2-sp-mu-(F9) (Regional Specific Plan No. 13-The | Vacant Commercial
East of Subject Commercial-0.5-FAR-Specific | Crossings at Huntington | (Former Montgomery
Property Plan Overlay-Mixed Use Beach Ward) and existing Bella
Overlay-1.5 FAR [MU- Terra Mall
0.5{C}/25 du/acre])

North of Subject M-sp (Mixed Use-Specific Plan | Specific Plan No. 1- SCE Right-of Way,
Property (adjacent to | Overlay) North Huntington Center | parking lot, and across
subject property and Specific Plan Center Ave., Old World

across Center Avenue) Village
West of the Subject | CR-F2-d (Commercial CG (Commercial Vacant Retail Building
Property Regional-0.50 Floor Area General) (former Levitz Furniture
Ratio-Design Overlay) and CR- Store) and College
F1-d (Commercial Regional- Country Center (site of
0.35 Floor Area Ratio-Design The Ripcurl project)
Overlay)

South of Subject CR-F2-d (Commercial CG (Commercial Retail Buildings

Property (across Regional—0.50 Floor Area General)

Edinger Avenue) Ratio—Design Overlay)

General Plan Conformance:

The current General Plan Land Use Map designation on the subject property is CR-F2-sp-mu (F9)
(Regional Commercial). The F2 designation permits a floor-to-area ratio (FAR) of 0.5 for commercial
uses while the F9 designation permits a maximum overall FAR of 1.5, with a commercial FAR of 0.5 and
25 residential units per net acre for vertically integrated mixed use projects consisting of commercial and
residential components. Concerning the overlay designations, the specific plan (sp) overlay designation
requires that a Specific Plan be formulated for large scale, mixed use multi-phased projects while the
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mixed use (mu) overlay designation permits development of residential uses in conjunction with the
underlying commercial designation. In addition, the project is located within Subarea 5A (Huntington
Center) of the General Plan.

The proposed project includes General Plan and Zoning Text Amendments that would change the land use
to increase the density and intensity of mixed uses and change the zoning designation to allow residential
uses on the subject site. Upon project implementation, the uses would be consistent with the
characteristics for Regional Commercial with a mixed use overlay described in the General Plan and
Specific Plan No. 13. Because the General Plan and Zoning designation would be amended, the density
and intensities identified in Subarea 5A (Huntington Center), and the subarea figure (LU-6) in the General
Plan Land Use Element would be changed to reflect this.

The proposed General Plan Amendment and Zoning Text Amendment are consistent with the goals and
objectives of the City’s General Plan as follows:

A. Circulation Element

Objective CE 3.2: Encourage new development that promotes and expands the use of transit services.

Policy CE 6.1.6: Maintain existing pedestrian facilities and require new development to provide
pedestrian walkways and bicycle routes between developments, schools, and public facilities.

B. Growth Management Element

Policy GM 3.1.8: Promote traffic reduction strategies including alternate travel modes, alternate work
hours, and a decrease of vehicle trips throughout the city.

C. Housing Element

Policy H 2.2: Facilitate the development of mixed use projects in appropriate commercial areas,
including stand-alone residential development (horizontal mixed use) and housing above ground floor
commercial uses (vertical mixed use). Establish mixed use zoning regulations.

Policy H 3.1: Encourage the production of housing that meets all economic segments of the
community, including lower, moderate, and upper income households, to maintain a balanced
community.

Goal H 5: Provide equal housing opportunity.

D. Land Use Element

Goal LU 4: Achieve and maintain high quality architecture, landscape, and public open spaces in the
City.
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Goal LU 4.2.4: Require that all development be designed to provide adequate space for access,
parking, supporting functions, open space, and other pertinent elements.

Goal LU 7: Achieve a diversity of land uses that sustain the City’s economic viability, while
maintaining the City’s environmental resources and scale and character.

Goal LU 8: Achieve a pattern of land uses that preserves, enhances, and establishes a distinct identity
for the City’s neighborhoods, corridors, and centers.

Policy LU 8.1.1: Accommodate land use development in accordance with the patterns and
distribution of use and density depicted on the Land Use Plan Map, in accordance with the principles
discussed below:
b. Vary uses and densities along the City’s extended commercial corridors, such as Beach
Boulevard.
c. Increase diversification of community and local commercial nodes to serve adjacent residential
neighborhoods.
e. Intermix uses and densities in large-scale development projects.
Site development to capitalize upon potential long-term transit improvements.
g. Establish linkages among community areas, which may include pedestrian and vehicular paths,
landscape, signage, other streetscape elements, open space, transitions, in form scale, and
density of development, and other elements.

™=

Goal LU 9: Achieve the development of a range of housing units that provides for the diverse
economic, physical, and social needs of existing and future residents of Huntington Beach.

Policy LU 9.1.4: Require that recreational and open space amenities be incorporated in new multi-
family developments and that they be accessible to and of sufficient size to be usable by all residents.

Policy LU 10.1.15: Require that regional commercial developments be designed to convey the visual
sense of an integrated center by consideration of the following principles:

a. Use of multiple building volumes and masses and highly articulated facades to reduce the
visual sense of large scale “boxes”;

b. Use of roofline or height variations to visually differentiate the building massing and
incorporation of recesses and setbacks on any elevation above the second floor above
grade;

c. Siting of a portion of the buildings in proximity to their primary street frontage to convey a
visual relationship to the street and sidewalks;

d. Design of the exterior periphery of the structures to contain shops, restaurants, display
windows, and other elements that provide visual interest to parking areas and the street
elevation;

e. Inclusion of a “public square” as a gathering place of public activity in multi-tenant
regional centers;

f. Clear identification of building entrances;

g. Use of landscape that provides a three-dimensional character;

h. Encourage the provision of public art;
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i. Inclusion of consistent and well-designed signage integrated with the building’s
architectural character, including pedestrian-oriented signage; and
J- Design of parking structures to be visually integrated with the commercial buildings.

Goal LU 11: Achieve the development of projects that enable residents to live in proximity to their
jobs, commercial services, and entertainment, and reduce the need for automobile use.

Policy LU 11.1.2: Limit commercial uses in mixed use development projects to those uses that are
compatible with the residences.

Policy LU 11.1.4: Require the incorporation of adequate onsite open space and recreational facilities
to serve the needs of the residents in mixed use development projects.

Policy LU 11.1.5: Require that mixed use developments be designed to mitigate potential conflicts
between the commercial and residential uses, considering such issues as noise, lighting, security, and
truck and automobile access.

Policy LU 11.1.6: Require that the ground floor of structures that horizontally integrate housing with
commercial uses locate commercial uses along the street frontage (housing may be located to the rear
and/or on upper floors).

Policy LU 11.1.7: Require that mixed use development projects be designed to achieve a consistent
and high quality character, including the consideration of the:
a. Visual and physical integration among the commercial and residential uses (Plates LU-3 and
LU-4);
b. Architectural treatment of building elevations to convey the visual character of multiple
building volumes and individual storefronts and residential units.

E. Noise Element

Policy N 1.3.10: Require that mechanical equipment, such as air conditioning units or pool
equipment, comply with the City’s Noise Ordinance and Zoning and Subdivision Ordinance.

Policy N 1.5.1: Require that commercial and residential mixed use structures minimize the transfer or
transmission of noise and vibration from the commercial land use to the residential land use. The
design measures may include: (1) the use of materials which mitigate sound transmission; or (2) the
configuration of interior spaces to minimize sound amplification and transmission.

F. Urban Design Element

Goal UD 1.1: Enhance the visual image of the City of Huntington Beach
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G. Utilities Element

Objective U 5.1: Ensure that adequate natural gas, telecommunication, and electrical systems are
provided.

The proposed amendments to the General Plan land use designation and Specific Plan 13 are a
mechanism to achieve the goals of smart growth and sustainable development. The amendments
would allow for a mixed use, high density development thereby increasing housing options for diverse
household types, promoting alternative modes of transportation, creating a local sense of place,
reducing infrastructure and maintenance costs, and allowing for more efficient use of land resources.
The area has a variety of complementary uses that are critical to any vibrant community such as
commercial and entertainment uses, employment centers, a transit hub, and a college. Because of its
location and unique features, the site would be appropriate in accommodating an infill development
that is higher in density and compatible with the surrounding area. In doing so, multiple sustainable
development principles are achieved, resulting in the social and economic well-being of the area. The
benefits of mixed use developments include creating better places to live, work, and play, reducing
dependence on the automobile, and lessening pollution and environmental degradation.

The proposed project would be a mixed use high-density development that offers a wide range of
housing opportunities and options, accommodating different age groups, income levels, and household
types. The project is required to meet the City and California State Redevelopment Law for affordable
housing obligations providing the equivalent of 15 percent of the units as affordable.

In addition, the project provides a concentration of living, shopping, entertainment, and employment
opportunities within walking distance of the existing Bella Terra lifestyle development. Because the
project is located in close proximity to different activities and uses, it provides opportunities and
convenience for many households to use alternate travel modes such as walking and biking to
complete their daily routines and errands.

The proposed ZTA includes architectural and design guidelines to help ensure maximum compatibility
of design with the existing Bella Terra, promote pedestrian-friendly entries and uses, and promote the
use of high quality exterior materials. Structures on the project site would vary in heights in order to
provide variety to the roofline and to reduce overall building massing. Development standards and
design guidelines in Specific Plan No. 13 ensure that form, height, and treatment of future
development convey an overall high level of quality. Maximum setbacks are established so that
buildings are sited close to streets, the project will contain several gathering places for public activity,
and public art is required. Therefore, upon approval of the proposed project, future development at the
project site would not conflict with the above General Plan goals and policies.

Zoning Compliance:

One of the entitlements associated with this project is to amend the current Specific Plan 13 and allow
mixed use residential uses at the subject property. The proposed zoning text amendment also establishes
design guidelines and architectural standards for residential development. The future development will be
required to comply with the adopted changes to Specific Plan 13.
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Urban Design Guidelines Conformance:

Although an actual development proposal has not been submitted at this time, the applicant has provided
conceptual site plans and renderings demonstrating how the General Plan amendment and zoning text
amendment for mixed use may be implemented in the future. The proposed conceptual project has been
analyzed for conformance with the Urban Design Guidelines, Chapter 3 (Multi-Family Residential),
Chapter 4 (General Commercial), and Chapter 6 (Special Consideration Commercial Guidelines Mixed
use Projects). The applicant will complete the Urban Design Checklists for the proposed project upon
submittal of a development proposal in the future.

The Urban Design Guidelines recommend specific design criteria for mixed use projects. In particular,
several recommendations are discussed for site planning and building design. The Urban Design
Guidelines for mixed use project site planning recommend incorporation of the following:

= separate site access drive and parking facilities for residential and commercial uses

* security gates for access to residential uses and residential parking areas

* private open space areas for use by residents only

The Urban Design Guidelines for mixed use project building design recommend incorporation of the
following:
= consistent architectural style and use of materials throughout the entire mixed use project
= storefront design consistent with commercial development guidelines and residential design
consistent with multi-family development guidelines
= separate entrances for residential and commercial uses when both uses are in the same structure

Future mixed use development on the subject site will be required to conform to these design
recommendations through the provision of separate access drives and parking facilities for residential and
commercial uses. In addition, the project will provide private open space accessible only from the
individual units as well as overall common open space for the project. According to the new architectural
guidelines, the applicant must utilize a variety of building materials, design elements, and colors to
differentiate and complement the residential and commercial components of the project.

Environmental Status:

The project’s potential environmental impacts are analyzed and discussed in a separate staff report. Prior
to any action on General Plan Amendment No. 07-001 and Zoning Text Amendment No. 07-002 it is
necessary for the Planning Commission to review and act on Environmental Impact Report No. 07-003.
Staff, in its initial study of the project, is recommending that Environmental Impact Report No. 07-003 be
certified as adequate and complete with mitigation measures, findings of fact, a Statement of Overriding
Considerations, and a Mitigation Monitoring and Reporting Program.

Although the project results in adverse impacts to the environment that cannot be mitigated or avoided, the
Planning Commission may still approve the project if a Statement of Overriding Considerations is
adopted. CEQA requires decision makers to balance the benefits of the proposed project against its
unavoidable environmental risks in determining whether to approve the project. If the benefits of a
proposed project outweigh the unavoidable adverse environmental effects, the City may consider the
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adverse environmental effects acceptable. In this particular case, staff believes the economic and social
benefits of the proposed project outweigh the adverse impact to Air Quality, Noise, Population and
Housing, and Transportation/Traffic. The adverse impacts are unavoidable because it has been determined
that no feasible mitigation is available or the mitigation that could be implemented, such as [-405
improvement, is outside the purview of the City and the Applicant.

Approval of the project would allow for a future development of a new, optimally located mixed use
development. The mixed use project would be incorporated into the existing Bella Terra lifestyle center
with reciprocal access and parking and would provide a residential base to energize the commercial,
restaurant, and retail center. In addition, the project would have the following benefits:

1.

The project would maximize land use opportunities by combining both residential and commercial
land uses in a well-integrated urban environment.

The project would promote residential and commercial buildings that convey a high quality visual
image and character, as well as provide for the development of mixed use projects that integrate
residential and commercial uses and ensure compatibility of these uses.

. The project emphasizes compatibility and sensitivity to the existing uses surrounding the site and

would include a variety of sustainable features from those recommended by the U.S. Green
Building Council’s Leadership in Energy and Environmental Design (LEED) Program certification
or Build It Green’s Building Guidelines and Ratings Systems throughout the site and achieve
LEED certification in at least one future building (minimum building size of 1,000 square feet).

The project will maintain and enhance the community image of Huntington Beach through the
design and construction of high quality development consistent with the Urban Design Element of
the City’s General Plan and the Design Guidelines of Specific Plan No. 13.

The project would foster walkability and reduced vehicle trips by locating close to an established
transit center, college and shopping and other services.

The project may provide both apartments and condominiums, filling an unmet niche in terms of
housing production in the City as well as improving the supply of rental housing in the City.

The project will provide the equivalent of 15 percent of the units as affordable housing, consistent
with City requirements and California Redevelopment Law.

The project will improve the visual qliality by resulting in the demolition and site clean-up of the
vacant retail store and automotive repair use on-site.

The project will enhance and promote the transformation of Bella Terra from a stand-alone
shopping center to the Town Center Core of a vital city district.
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Following approval of the General Plan amendment and zoning text amendment the Planning
Commission must approve the CEQA Findings of Fact with a Statement of Overriding Considerations
(Attachment No. 8).

Coastal Status: Not applicable.

Redevelopment Status:

The project is located in a Redevelopment Project area. The Economic Development Department has
reviewed the proposed entitlements and recommends approval of the project, recommends 100 percent of
the affordable units (both low and very low) be provided on site, and supports staff recommendations for
Option 1 only.

Design Review Board:

The proposed zoning text amendment and changes to Specific Plan No. 13 were submitted to the Design
Review Board (DRB) on September 18, 2008 for a review of the architectural guidelines including design,
colors, materials, and conceptual plans for mixed use and residential development. The Board discussed
the existing Bella Terra lifestyle center and commented on the quality of materials and building design
already established in the Specific Plan. The Board then discussed open space regulations, pedestrian
walkability, minimum unit size, setbacks, and building height. Ultimately, the DRB recommended
approval of the legislative draft version of Specific Plan 13 without changes to the Planning Commission.

Subdivision Committee: Not applicable.

Other Departments Concerns and Requirements:

The Departments of Public Works, Fire, Building and Safety, Community Services, and Police have
reviewed the project and recommended approval. Some of the applicable standard code requirements
have been identified in EIR No. 07-003. As an actual development proposal has not been submitted at
this time, there are no unique conditions of approval or code requirements to identify. The Economic
Development Department is recommending that 100 percent of the affordable housing requirement be
located on-site.

Public Notification:

Legal notice was published in the Huntington Beach Independent on October 2, 2008, and notices were
sent to property owners of record and occupants within a 1,000 ft. radius of the subject property,
individuals/organizations requesting notification (Planning Department’s Notification Matrix), applicant,
interested parties, and individuals/organizations that commented on the environmental document. As of
October 6, 2008, one letter was received from the applicant supporting the project but requesting some
modifications to staff’s recommendations (Attachment No. 11). A second letter was received from the
applicant citing sustainable building development or “green” building features of the future project
(Attachment No. 12).
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Application Processing Dates:

DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):

Draft EIR: July 11, 2008 Within 1 year of complete application or July 11, 2009
General Plan Amendment: Not Applicable Not Applicable

Zoning Text Amendment: Not Applicable Not Applicable

ANALYSIS:

General Plan Amendment:

The primary factors to consider when analyzing the proposed changes to the General Plan are mix of uses
and amount of development and environmental impacts. The following is a detailed discussion of these
issues.

Mix of Uses and Amount of Development

The proposed amendment for the General Plan Land Use designation to increase mixed use density and
intensity for the subject site is a mechanism to better achieve the goals of smart growth and sustainable
development. Option 1 represents a sceriario for increased residential to be built while Option 2
represents a scenario for increased commercial uses. The following table presents the maximum
development potential under each General Plan scenario as well as compares the current General Plan
allowances to the two proposed options.

396 du
Current General Plan 345,213 sf 0 1,035,639 sf
(690,426 sf)
. . . . 713 du
Option 1 — Additional Residential (980,263 ) 138,085 sf 0 1,117,173 sf
: 538 du 162 rooms
Option 2 — Hotel (747,126 sf) 136,910 sf (233,137 sf) 1,117,173 sf

Options 1 and 2 represent the Applicant’s effort at identifying the overall development scenarios that
could occur on-site if the two GPA/ZTA Options are ultimately approved. However, only one scenario
would ultimately be developed. The amounts of sf do not match up with the proposed project because it
is not likely that the project would yield the exact FAR.

Source: Draft EIR No. 07-003 Table 3-2

The subject site is surrounded by and adjacent to a variety of uses that are critical to any vibrant
community such as commercial and entertainment uses (Bella Terra Mall and those along Edinger
Avenue), employment centers (Towers at Bella Terra), a transit hub (Golden West Transportation Center),
and a college (Golden West). The site allows an opportunity for an infill development that is higher in
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density than originally envisioned in the 1996 General Plan update when the mixed use overlay was
established on the site. In addition, the area in the vicinity of the project site is targeted for revitalization
efforts. The proposed Beach Edinger Corridors Specific Plan includes a vision of smart growth and
sustainable development, incorporating more intensive mixed use development for the Edinger Avenue
segment specifically. The Ripcurl, located just west of the project site, has just been conditionally
approved by the Planning Commission and is in process of City Council consideration. It will consist of a
mixed use development; mixed uses are also being studied at the former Levitz site, just west of the
subject site. Furthermore, Bella Terra is located at the intersection of two arterials and in close proximity
to the I-405 freeway. Because of its unique location and in light of the current planning efforts, the project
site is an appropriate location to accommodate the proposed growth while minimizing off-site impacts to
other areas of the City. The proposed higher density and taller structures at the project site would be
compatible with the surrounding area, particularly the high-rise Towers at Bella Terra to the north. Close
proximity to a variety of uses offers convenient opportunities for people to live, work, and play without
depending on the automobile and consider alternative modes of transportation such as walking or biking.

The benefits of mixed use development include producing an environment that is both attractive and
sustainable by increasing housing options for diverse household types, promoting alternative modes of
transportation, creating a local sense of place, reducing infrastructure and maintenance costs, and allowing
for more efficient use of land resources. Reiterating that the City designated this site for mixed use in
1996, the City already recognizes that this site is well situated for this type of development. While the
existing General Plan would allow for a mixed use project on the site, the proposed changes are reflective
of current market demands based on input from the applicant.

When the applicant originally submitted this application, the proposal was for approximately 500
residential units and approximately 156,955 square feet of commercial uses. During the early stages of
the application process the City engaged an urban design (Freedman, Tung, and Bottomley [FTB]) and
economic consultant team to hold community workshops and develop a visioning process for a complete
revitalization of both the Beach Boulevard and Edinger Avenue Corridors. Both consultants have
indicated the need to maximize residential uses on the former Montgomery Ward site in order to improve
demand in the area for the existing businesses. Moreover, the economic consultant has indicated limited
demand for net new commercial square footage on the proposed site. As a result of that visioning process
and through the review process, an option to maximize the residential density by increasing it to 45
dwelling units per acre was developed. FTB has communicated their overall vision and goal to enhance
the economic performance, functionality, and beauty of Beach Boulevard and Edinger Avenue during
workshops and study sessions with the Planning Commission and City Council. One of the primary goals
of the revitalization efforts is the desire to facilitate and create a vibrant Town Center Core by capitalizing
on the great success of the Bella Terra project. FTB’s discussion states that “Bella Terra will continue to
grow in terms of retail offerings, mixture of uses, and intensity of development, ultimately evolving from
stand-alone shopping mall to become the core of a vital city district.”  GPA Option 1 (Increased
Residential) is the result of this desire to enhance and promote this transformation.

Simultaneously, the applicant was exploring ideas for the highest and best use of the property and
requested an analysis of a 165 room hotel in lieu of the additional 200 residential units but along with the
base conceptual plan of 500 units. As hotel rooms would be considered a commercial land use, GPA
Option 2 (Increased Commercial) is the result of that effort. Therefore, under the proposed GPA, the
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applicant anticipates developing either the additional 200 residential units or the hotel plan by increasing
the number of stories permitted on the northern one-third of the site to 10 stories.

From a land use perspective, staff believes that GPA Option 1 better achieves the City’s goals to develop
the area as a mixed use core, as discussed above. In addition, a hotel on the south side of Edinger at the
corner of Parkside, is being analyzed as part of the Beach Edinger Corridors Specific Plan environmental
process. Given that this would be located across from The Village at Bella Terra site, staff does not
believe an additional 165 rooms at Bella Terra are needed. The City’s economic consultant indicated
market support for up to two hotels. Staff thinks a second hotel would be better located on Beach
Boulevard. ~ Staff recommends approval of the proposed GPA Option 1 because it represents the
appropriate mix of uses and amount of development for the site.

Environmental Impacts

The Environmental Impact Report for The Village at Bella Terra project analyzes the potential
environmental impacts associated with implementation of both General Plan options as well as identifies
reasonable alternatives and appropriate mitigation measures. Three alternatives were evaluated for their
ability to attain project objectives and avoid significant environmental impacts. While Alternative 3:
Reduced GPA/ZTA reduced some of the project impacts and was identified as the environmentally
superior alternative, none of the three identified alternatives simultaneously satisfied the project objectives
and reduced the significant unavoidable impacts to a less than significant level.

Staff then evaluated the differences between GPA Option 1 (Increased Residential) and GPA Option 2
(Increased Commercial) and determined that between the two proposed scenarios, GPA Option 1 is the
preferred option from an environmental perspective. The development of either GPA Option 1 or GPA
Option 2 would have significant impacts on the environment in the areas of air quality during
construction, air quality during operations, noise during construction, exceedance of population
projections by SCAG, and contribution to deficient traffic conditions for the I-405 freeway. Both the
construction related air quality and noise impacts are temporary in nature, evident only during the
construction phases of the project.

Air quality impacts during daily operations on the other hand are significant unavoidable impacts that
remain even after completion of construction. Both GPA Option 1 and GPA Option 2 result in significant
unavoidable air quality impacts related to mobile sources such as passenger vehicles and delivery trucks
coming to and from the site.
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Project Daily Operationa

The estimated emissions from mobile sources for both Option 1 and Option 2 are described in the tables
below.

I Emissions—Mobile

Sources—Option 1

Emissions Source voCc NOx . co ’ SOx PMio PM2s
Apartments 27.73 31.18 318.86 0.39 64.20 | 12.40
Commercial 32.93 4474 435.50 0.55 91.67 | 17.68

Maximum Daily Emissions 60.66 75.92 754.36 0.94 155.87 | 30.08
Thresholds (Ib/day) 55.00 55.00 550.00 150.00 150.00 | 55.00
Significant Impact Yes Yes Yes No Yes No

SOURCE:  Draft EIR No. 07-003, Table 4.2-6, PBS&J 2008 (based on summer outputs; calculation sheets are provided in Appendix B)

Project Daily Operational Emissions—Mobile Sources—Option 2

Apartments 19.91 2216 226.64 0.28 4563 | 8.81
Commercial 98.72 134.13 1305.74 1.65 274.85 | 53.00

Maximum Daily Emissions 118.63 156.29 1532.38 1.93 320.48 | 61.81
Thresholds (Ib/day) 55.00 55.00 550.00 150.00 150.00 | 55.00
Significant Impact Yes Yes Yes No Yes Yes

SOURCE:  Draft EIR No. 07-003, Table 4.2-8, PBS&J 2008 (based on summer outputs; calculation sheets are provided in Appendix B)

The mix of residential, retail, and hotel described in GPA Option 2 results in higher trip generation during
both the AM and PM peak hours and in daily operations when compared to GPA Option 1. While air
quality impacts remain significant and unavoidable in both scenarios, estimated emissions are less in the
increased residential option than anticipated with the increased commercial option. Additionally,
emissions for PM ;5 fall below the significance threshold for Option 1 but remain significant in Option 2.
Therefore, GPA Option 1 is less impactful than Option 2 and would be preferable.

It should be noted that the 1996 General Plan update included a SOC for operational air quality impacts
and was adopted by the City Council. Option 1 results in less vehicle trips and thus less emissions from
mobile sources than would occur under the current General Plan designation. Therefore, although the
proposed project still requires a SOC due to exceedance of air quality thresholds, the air quality impacts
would likely be less than the General Plan anticipated when the original mixed use overlay was adopted.

As aresult of the EIR process it became evident that development of either GPA Option 1 or GPA Option
2 would result in significant unavoidable impacts. As required by CEQA, the City’s consultant, PBS&J,
analyzed a Reduced GPA/ZTA Alternative, which closely resembled the applicant’s initial entitlement
application. The developer and staff thought this reduced alternative would be the most likely scenario to
be built. However, two things occurred over the course of the CEQA process to change the outcome of
this scenario. First, the applicant continued to develop and refine conceptual plans in response to the
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changing economic and market conditions. Second, the EIR process revealed that while the significant
and unavoidable impacts were lessened in the Reduced GPA/ZTA Alternative, they were not entirely
eliminated.

The City has historically supported projects with significant and unavoidable impacts that are temporary
in nature during construction or that do not have feasible mitigation measures available to eliminate the
impacts. In this case, the short-term air quality and noise impacts as well as I-405 deficiencies fall into
this category. As for the significant impact regarding the cumulative exeedance of population projections
by SCAG in 2015, the EIR demonstrated that most projects in the last 15 years have not yielded the full
density of the General Plan land use designations. Therefore, it is not likely that actual population is
growing at the same rate as projected by SCAG. More importantly, the EIR revealed that even if
developed at full allowable density, future development can be provided with all utilities, infrastructure,
and public services necessary to serve it and due to the mix and types of uses proposed, results in lower
trip generation rates than allowed by the existing General Plan.

With regard to long term operational air quality impacts associated with Reduced GPA/ZTA Alternative,
the EIR analysis showed that two emission categories would remain above thresholds as shown in the
table below. :

Apartments 20.89 2348 240.14 0.29 48.35
Commercial 32.93 4474 435.50 0.55 91.67 | 17.68
Maximum Daily Emissions 53.82 68.22 675.64 0.84 140.02 | 27.02
Thresholds (Ib/day) 55.00 55.00 550.00 150.00 150.00 | 55.00
Significant Impact No Yes Yes No No No

SOURCE:  Table 6-3 EIR No. 07-003; PBS&J, 2008. Based on Summer Outputs. Computer sheets are provided in Appendix B.

At the request of staff, PBS&J determined that Alternative 3: Reduced GPA/ZTA (already reduced to 538
units and 138,085 sf of commercial) would have to be reduced by an additional 30 percent (377
residential/ 96,659 sf commercial) to bring the summer operational CO and NOx emissions below the
SCAQMD thresholds but winter emissions would still be above the thresholds. At a 35 percent reduction
(350 residential/ 89,755 sf commercial) the winter emissions would remain above the thresholds. At a 40
percent reduction (322 residential/ 82,850 sf commercial) the emissions were below the SCAQMD
thresholds for both winter and summer. Such a reduction would not yield the highest and best use on the
land, would not maximize sustainability by creating a critical mass of residential in close proximity to
retail, and would not contribute substantially to creating the Town Center Core at Bella Terra.

As a trade-off for accepting the significant adverse air quality impact associated with Option 1 staff

requested that the applicant propose several sustainable or “green” building practices to be incorporated
throughout the project. The applicant submitted a letter (Attachment No. 12) listing numerous building

PC Staff Report — 10/14/08 18 08sr53 GPA 07-01; ZTA 07-02 (Bella Terra)



practices the project will likely employ to further improve environmental quality associated with future
development. Some of the items listed include reduction of the urban heat island effect by covering
parking with residential and using light colored roof materials, low flow faucets and showers, dual flush
or pressure assist toilets, dual glazed low-e windows, ozone friendly advanced refrigerants in HVAC
units, construction recycling diverting 50% of waste (goal), use of construction materials with recycled
content for 10% of overall material (goal), and low VOC materials While some of the items listed are
already standard code requirements, others maximize energy efficiency, increase recycling and reusable
resources, and promote healthier environments above and beyond code requirements. Staff appreciates
the applicant’s efforts in this regard but recommends a requirement for incorporation of sustainable
building practices from those recommended by the U.S. Green Building Council’s Leadership in Energy
and Environmental Design (LEED) Program certification or Build It Green’s Building Guidelines and
Ratings Systems throughout the site. Additionally, staff recommends the applicant achieve LEED
certification in at least one future building (minimum building size of 1,000 square feet). This
requirement has been reflected in Specific Plan No. 13.

Staff recommends approval of Option 1 (Increased Residential) because the 713 residential units and
138,085 square feet of commercial represent the appropriate mix and amount of development on a site
with an existing mixed use General Plan overlay. The development of GPA Option 1, while still
significant in terms of environmental impacts, results in less Air Quality impacts than Option 2.
Additionally, the project will incorporate sustainable building practices throughout the project’s building
design and site improvements and at least one structure will obtain LEED certification.

Zoning Text Amendment

The primary factors to consider when analyzing the proposed changes to Specific Plan No. 13
(Attachment No. 6) are compatibility with surrounding land uses, the Design Guidelines, and
Development Regulations. The following is a detailed discussion of these issues.

Compatibility with Surrounding Land Uses

In the vicinity of the project site, there is a mix of land uses such as commercial and entertainment uses
(Bella Terra Mall and those along Edinger Avenue), employment centers (Towers at Bella Terra and
Golden West College), an educational use (Golden West College), a transit hub (Golden West
Transportation Center), and mixed uses (Old World Village). Because of the project site’s location, it
allows an opportunity for an infill development that is more compact in design and higher in density while
protecting the residential areas of the City. The project site is an appropriate location to combine housing
and economic activity to provide both living and employment options for a wide range of people. The
mix of land uses contemplated by the proposed project as well as those already existing in the vicinity
would create a dynamic environment where people can live, work, and play within walking distance. The
population increase would enhance the economic viability of the area by supplying a customer base for the
area businesses. Not only would the proposed project be compatible with the surrounding land uses, it
would contribute to the synergy in creating better places to live within an urban context.

As depicted in the applicant’s conceptual plans for the former Montgomery Ward site, the primary retail
space would be sited between Edinger Avenue and the middle portion of the site. Some of the retail is
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‘anticipated in stand alone buildings along the Edinger Avenue frontage but primarily the retail uses wrap
around parking structures with a two story retail space volume occupying the ground floor. Residential
units are then anticipated above the retail spaces wrapping the parking structures as well. The majority of
the retail/residential blocks are up to six stories in height, however, up to 10 stories would be permitted on
the northern one-third of the site to accommodate either the additional residential units or the hotel. In
concert with the vision of the Beach Edinger Corridors Specific Plan a maximum of four stories would be
permitted along Edinger Avenue. This height limitation is described in the amendments to Specific Plan
No. 13.

The City’s design consultant for the Beach Edinger Corridors Specific Plan reviewed the conceptual site
plans developed by the applicant and commented on some features to further the vision of the Town
Center Core. In particular, FTB favors the conceptual design and recommends maximizing walkability
between the existing Bella Terra and the new proposed retail by concentrating retail buildings along
Edinger Avenue and as far east on the site as possible. The applicant states that lease restrictions by
existing tenants prevent new retail from locating directly south of existing retail, along Edinger Avenue.
Additionally, FTB recommends angled parking along Edinger Avenue between the street and the retail to
provide convenient “teaser” parking for customers. The applicant is still exploring this design option and
may present it when development plans are proposed.

The zoning text amendment ensures compatibility with surrounding land uses by transitioning height from
the lower buildings along Edinger Avenue to the highest structures on the northern portion of the site.
This height is compatible with and not out of character with the Towers at Bella Terra across Center
Avenue and the recently approved The Ripcurl to the west. Other development standards, discussed in
more detail below, also contribute to the project’s compatibility by ensuring adequate common and private
open space, setbacks, and landscaping for a combination residential and commercial development in an
urban setting. Staff recommends approval of the proposed amendments to the Specific Plan.

Design Guidelines

Specific Plan No. 13 was originally adopted by the City Council in 2000. The lifestyle center currently
occupying the easterly 50 acres of the site was developed in 2005 and named Bella Terra. Bella Terra was
designed as the idea of an Italian Village built on a hill, with towers, open space plazas, paseos, water
features, and public art in accordance with the architectural guidelines of Specific Plan No. 13. Zoning
Text Amendment No. 007-02 is a request to add residential uses and establish architectural and design
guidelines for a mixed use project. Because residential uses will only apply to the remaining undeveloped
15 acre (after a future lot line adjustment) portion of land within the west side of the specific plan
boundary, the existing Bella Terra has now been designated as Area A and the subject site is now Area B.

A legislative draft of the changes to Specific Plan No. 13 was introduced to the Planning Commission at a
September 9, 2008 Study Session. Development standards and architectural guidelines for Area A remain
the same for the existing regional commercial lifestyle center. Architectural guidelines for Area B expand
upon the style and flavor of an Italian Village built over time in Area A and add a Southern European
village architectural style in Area B. The intent of the residential guidelines is to be compatible with and
complementary to the existing patterns, colors, and materials found in Bella Terra Area A without
repeating them verbatim.
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The Design Guidelines were specifically crafted to meet the goals, objectives, and policies of the General
Plan. In particular, General Plan Policy No. 10.1.15 repeated on page 8 of this staff report, lists principles
to convey the visual sense of an integrated center with a focus on pedestrians, public activity, highly
articulated building facades, landscaping, and a connection to the street. The Design Guidelines in
Specific Plan No. 13 carry out these principles by specifically defining the project character through
guidelines for site planning, common areas, architecture, landscaping, street furniture, and signage. Staff
believes the success of these design principles is easily recognizable in the existing Bella Terra lifestyle
center and recommends the continuation and refinement of these guidelines for mixed use development in
Area B. The proposed amendments and new mixed use Design Guidelines established in Area B will
ensure the continued success of the lifestyle center in terms of architectural quality, pedestrian
connections, and a well integrated lifestyle center. Staff recommends approval of the proposed
amendments to the Specific Plan.

Development Standards

Along with the architectural guidelines for residential uses, the changes to Specific Plan No. 13 include
development standards for minimum private and common open space, height, setbacks, minimum
residential unit size, and storage space. The standards also include policies for circulation, access,
lighting, parking, landscaping, pedestrian connections, plazas, water, wastewater, storm drainage, water
quality, and utilities. ~Similar to the Design Guidelines, these development standards were also
specifically crafted to meet the goals and policies of the General Plan. The standards themselves come
from multiple sources but primarily from the existing multi-family residential regulations and the
suggestions of the Beach Edinger Corridors Specific Plan. In combination with the Design Guidelines,
the Development Standards ensure a high quality living and working environment as described below.
See Attachment No. 15 for a development standards matrix.

With respect to minimum open space requirements, staff recommends a minimum of 150 square feet of
open space per residential unit, of which a minimum of 60 square feet must be private and accessible only
by the unit it serves. This minimum 60 square feet of private open space must also have a minimum six
foot dimension in both directions. The applicant has submitted a letter (Attachment No. 11) requesting
that the minimum 60 square feet of private open space per unit be changed to an average of 60 square feet
of private open space per unit. Staff believes that each residential unit should be provided with a useable
private outdoor area with enough space to include a small amenity such as, a barbeque, potted plants, or a
bistro table and chair. Staff is concerned that by only requiring an average of 60 square feet per unit that
some units could end up with a 36 square foot (six feet by six feet) balcony or deck, which is more
decorative than useable.

Along with the typical development standards for the overall building design, Specific Plan No. 13 also
includes general goals and policies designed to implement the General Plan vision for Subarea SA,
particularly a highly articulated architecture, pedestrian oriented, shopping experience with open space
plazas, and synergy between the residential and commercial uses. To that end, the original pedestrian
walkability plan has been updated and policies regarding pedestrian connections have been refined and
added. In particular, Section 3.1.5 states:
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3.1.5 As a supplement to an on-site pedestrian walkway system, potential future pedestrian access
such as an at-grade crossing or an above-ground crossing shall be pursued, if feasible, across the
existing rail line on the western boundary of the site.

The applicant requests that the above language recommended by staff be changed to:

3.1.5 As a supplement to an on-site pedestrian walkway system, potential future pedestrian access
such as an at-grade crossing or an above-ground crossing shall be pursued, if feasible, across the
existing rail line on the western boundary of the site; provided that the Bella Terra Phase II owner
shall not be required to dedicate land or pay for any improvements needed to accommodate a
future pedestrian access between the two properties and the Bella Terra Phase II owner shall have
the right to disapprove such access if it determines the access will adversely impact the Bella
Terra Phase Il property.

Staff acknowledges that the appropriateness of a future pedestrian connection is not known at the time and
cannot be determined until the applicant submits an application for development. However, one of the
basic tenets of reciprocal access is that it shall remain open, available, and maintained by the two subject
property owners. Should a reciprocal access agreement be appropriate at the time of development, the
applicant will be responsible for the cost of the connection, unless some other arrangement is made
through the Redevelopment Agency. The applicant’s proposed language defeats the purpose of pursuing a
pedestrian connection from the Levitz property across the rail line by subjecting the property owner to no
cost and allowing them to close it off when they desire. Staff recommends the original language as
proposed thus allowing the details of a connection to be analyzed and if appropriate, conditioned, at the
time an actual development is proposed. The policy itself simply encourages and promotes future
pedestrian connections between properties in a way the Huntington Beach Zoning and Subdivision
Ordinance does not. The HBZSO requires reciprocal access between adjoining commercial properties but
would typically not require access across a rail line. Staff believes that the walkability and pedestrian
connections envisioned in the Beach Edinger Corridor Specific Plan are vitally important to implementing
a town center core and successful mix of residential and retail uses.

Overall, staff recommends approval of the text changes to Specific Plan No. 13 to facilitate development
of a high quality mixed use project with enough open space, air, light, ventilation, pedestrian connections,
interesting architecture, well designed circulation, and landscaping for an enjoyable environment in which
to live, work, and play. Specifically, implementation of a future mixed use project in compliance with the
amended Specific Plan No. 13 will promote transformation of the Bella Terra lifestyle center into a vital

" Town Center Core.

Summary

Staff recommends approval of General Plan Amendment No. 07-001 for Option 1 and Zoning Text
Amendment No. 07-002 as modified by staff because it is the appropriate mix and amount of development
for this mixed use site, the increased residential units provide a customer base for the existing retail in the
area, and it has fewer air quality impacts than GPA Option 2. Additionally, the project will incorporate
sustainable building practices, achieve LEED certification in at least one building and will increase
housing options for diverse household types. The zoning text amendments implement the goal of
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developing a Town Center Core and will ensure a high quality environment compatible with surrounding
uses in an urban setting. The proposed amendments and new mixed use Design Guidelines established in
Area B will ensure the continued success of the lifestyle center in terms of architectural quality, pedestrian
connections, and a well integrated lifestyle center. For these reasons, staff recommends the Planning
Commission approve General Plan Amendment No. 07-001 for GPA Option 1 only and Zoning Text
Amendment No. 07-002 as modified by staff.

ATTACHMENTS:

1.

Draft City Council Resolution No. __ for General Plan Amendment No. 07-001 (Staff’s
Recommended Motion for GPA Option 1)

2. Suggested Findings for Zoning Text Amendment No. 07-002

3. Draft City Council Resolution No. _ for Zoning Text Amendment No. 07-002

4. General Plan Land Use Element — Existing Land Use Designation Exhibit and Excerpt of Existing
Table LU-4 Community District and Subarea Schedule

5. Zoning Map — Existing Zoning Designation Exhibit

6. Legislative Draft of Specific Plan No. 13 — Bella Terra

7. Project Narrative dated May 30, 2007

8. CEQA Findings of Fact with Statement of Overriding Considerations — EIR No. 07-003

9. Mitigation Monitoring and Reporting Program — EIR No. 07-003.

10. Environmental Impact Report No. 07-003 — Not Attached—(Available at City Hall—3" Floor
Planning Department)

I1. Letter from DJM Capital Partners dated October 3, 2008

12. Letter from DJM Capital Partners dated October 6, 2008

13. Draft City Council Resolution No. ___ for General Plan Amendment No. 07-001 (Alternative Action
No. 1 — Applicant’s Request for GPA Option 1 and GPA Option 2) and General Plan Land Use
Element Excerpt for GPA Option 1 and GPA Option 2

14. Draft City Council Resolution No. ___ for General Plan Amendment No. 07-00 (Alternative Action
No. 2 - EIR 07-003 Alternative No. 3: Reduced GPA/ZTA)

15. Development Standards Matrix

SH:HF:MBB:JJ:lw
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STAFF RECOMMENDATION - GPA OPTION 1 ONLY
RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF
THE CITY OF HUNTINGTON BEACH, CALIFORNIA, APPROVING
GENERAL PLAN AMENDMENT NO. 07-001

WHEREAS, General Plan Amendment No. 07-001 proposes to amend the Land Use
Element of the City’s General Plan to redesignate an approximate 15.85 acre piece of real
property located on the north side of Edinger Avenue just west of the existing Bella Terra
development, as more particularly described as Exhibits “A” and “B” attached hereto, from CR-
F2-sp-mu-(F9) (Regional Commercial-0.5 FAR-Specific Plan Overlay-Mixed Use Overlay-1.5
FAR [MU-0.5{C}/25 du/acre]) to CR-F2-sp-mu-(F14) (Regional Commercial-0.5 FAR-Specific
Plan Overlay-Mixed Use Overlay-1.75 FAR [MU-0.2{C}/45 du/acre]). The amendment also
includes modifying Subarea 5A of the Community District and Subarea Schedule of the General
Plan to differentiate the subject site from the existing Bella Terra mall development, allow
horizontally integrated mixed use, and increase the number of stories from four stories to ten
stories.

Pursuant to California Government Code, the Planning Commission of the City of
Huntington Beach, after notice duly given, held a public hearing to consider General Plan
Amendment No. 07-001 and recommended approval of said entitlement to the City Council; and

Pursuant to California Government Code, the City Council of the City of Huntington
Beach, after notice duly given, held a public hearing to consider General Plan Amendment No.
07-001; and

The City Council finds that said General Plan Amendment No. 07-001 is necessary for
the changing needs and orderly development of the community, is necessary to accomplish
refinement of the General Plan, and is consistent with other elements of the General Plan.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of
Huntington Beach as follows:

SECTION 1: That the real property that is the subject of this Resolution (hereinafter

referred to as the “Subject Property™) is generally located between Edinger Avenue and Center

ATTACHMENT NO, ~h—

P conmen prgaaep Ao



Avenue, west of the existing Bella Terra development and east of the Union Pacific Rail Road
line in the City of Huntington Beach, and is more particularly described in the legal description
and sketch attached hereto as Exhibits “A” and “B”, respectively, and incorporated by this
reference as though fully set forth herein.

SECTION 2: That General Plan Amendment No. 07-001, which amends the General
Plan Land Use Designation for the subject area from CR-F2-sp-mu-(F9) (Regional Commercial-
0.5 FAR-Specific Plan Overlay-Mixed Use Overlay-1.5 FAR [MU-0.5{C}/25 duw/acre]) to CR-
F2-sp-mu (F14) (Regional Commercial-Specific Plan Overlay-Mixed Use Overlay-1.75 FAR
[MU-0.2{C}/45 du/acre]) and the modifications to Subarea 5A of the Community District and
Subarea Schedule, is hereby approved. The Director of Planning is hereby directed to prepare
and file an amended Land Use Map and an amended Land Use Element. A copy of said map and
the Land Use Element, as amended, shall be available for inspection in the Planning Department.

PASSED AND ADOPTED by the City Council of the City of Huntington Beach at a

regular meeting thereof held on the day of , 2008.
Mayor

ATTEST: APPROVED AS TO FORM:

City Clerk City Attorney

REVIEWED AND APPROVED: INITIATED AND APPROVED:

City Administrator Planning Director

ATTACHMENTS

Exhibit A:  Legal Description
Exhibit B: Sketch

Exhibit C: General Plan Changes
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EXHIBIT “A”

LEGAL DESCRIPTION OF

BELLA TERRA - PHASE 1]
In the City of Huntington Beach, County of Orange, State of California, being all of Parcel 1 of
Parcel Map No. 86-200 as per map filed in Book 255, Pages 40 through 45, inclusive of Parcel Maps
in the office of the County Recorder of said County, together with a portion of Parcel 9 of Parcel
Map No. 2003-163 as per map filed in Book 358, Pages 1 through 9, inclusive of said Parcel Maps,

described as follows:

Beginning at the northwest corner of said Parcel 1; thence along the northerly lines of said Parcels 1

and 9 South 89°32'06" East 561.33 feet; thence leaving said northerly lines South 0°27'54" West

277.78 feet to a tangent curve concave easterly having a radius of 30.00 feet; thence southerly along
said curve 15.90 feet through a central angle of 30°22'13"; thence tangent from said curve South
29°54'19" East 52.93 feet to the general northerly line of said Parcel 1; thence along said northerly
line South 89°32'06” East 31.21 feet to the easterly line of said Parcel 1; thence along said easterly
line South 0°27'54" West 11.16 feet; thence leaving said easterly line South 89°32'06" East 171.76
feet to a point on a non-tangent curve concave easterly having a radius of 450.00 feet, a radial line
to said point bears North 75°15'25" West; thence southerly 368.66 feet along said curve through a
central angle of 46°56'23"; thence tangent from said curve South 32°11'48" East 48.35 feet; thence
North 89°32'06" West 408.17 feet to the easterly line of said Parcel 1; thence along the easterly,
southerly and westerly lines of said Parcel 1, the following three courses: South 0°27'54" West
376.50 feet, North 89°32'06" West 466.61 feet and North 0°16'24" East 1,120.82 feet to the Point of

Beginning.
As shown on Exhibit “B” attached hereto and by this reference made a part hereof.

Containing an area of 15.854 acres, more or less.

= .

* Larry Elt6n Rush, L.S. No. 4356

License Expjres: June 30, 2009
Date: _ &/ 14/08&

K

August 18, 2008

WO No. 3337-1X
Page 1 of 1

Hé&A Legal No. 7217
By: L. Rush

Checked By: R. Williams/Ir
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Sketch to Accompany Legal Description A
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EXHIBIT "B’

Sketch to Accompany Legal Description
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GENERAL PLAN LAND USE ELEMENT EXCERPT

TABLE LU-2b (cont.)

Land Use Density and Intensity Schedule

Density Category Permitted Density/Intensity
MIXED The intensities/densities of structures vertically-integrating housing and commercial
USE-VERTICAL uses shall be determined by a combination of FAR and units per net acre. Each
INTEGRATION Mixed Use site shall be limited by a total building area FAR, a commercial area FAR,

and a residential density. The cumulative total of commercial area FAR and
residential density cannot exceed the total building area FAR.

-F8 Maximum total building area floor area ratio of 1.5, commercial FAR of 0.35, and 25
units per net acre.

-F9 Maximum total building area floor area ratio of 1.5, commercial FAR of 0.5, and 25
units per net acre.

-F10 Maximum total building area floor area ratio of 1.5; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 25 units
per net acre.

-F11 Maximum total building area floor area ratio of 2.0; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 25 units
per net acre.

-F12 Maximum total building area floor area ratio of 3.0; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 30 units
per net acre.

-F13 Maximum total building area floor area ratio of 1.5; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 15 units
per net acre.

-Fl14 HBella Terra Area B: Maximum total building area floor area ratio of 1.75;
maximum commercial building floor area ratio of 0.2 (138,085 commercial square

feet) and maximum 45 dwelling units per acre (713 residential units)

MIXED The densities/intensities of commercial and residential uses are indicated by an FAR

USE-HORIZONTAL for the commercial portion of the site and units per acre for the residential portion of

INTEGRATION the site. Site areas allocated for each use are specified in the policies contained in this
element.

-(FAR)/upa* Maximum floor area ratio and units per net acre as indicated for each zone on the
Land Use Plan.

ATTACHMENT NO. 19



TABLE LU-4 (Cont.)

Community District and Subarea Schedule

Subarea Characteristic Standards and Principles
47 Permitted Uses Category: Shoreline (“OS-S”)
Beach e Coastal and recreational uses.
Design and In accordance with Policy LU 14.1.3.
Development .
5 Area wide Enhance Huntington Center, the Edinger Corridor, and adjacent properties as
Regional Functional Role a key focal point of regional commerce.
“Core”
5A Permitted Uses Category: Commercial Regional (“CR”)

Bella Terra Region-serving commercial uses permitted by the “CR” land use category
Area A and mixed-use structures vertically-integrating housing with commercial
uses permitted by the “-mu” overlay.

Density/Intensity Category: “-F2”
e Height: four (4) stories
Design and Category: Mixed Use (-mu) ; Specific Plan (-sp)
Development e Require the preparation of and development in conformance with a
specific or master plan.
¢ Design and site development as a cohesive and integrated center and as
stipulated by Policy LU 10.1.15.
Locate buildings around common courtyards and pedestrian areas.
Locate a portion of development along the Beach Boulevard frontage.
Improve the signage and sense of entry from the Interstate 405 Freeway,
Beach Boulevard, and other major access points.
e Implement extensive streetscape improvements along the Beach
Boulevard and Edinger Street frontages.
e Promote the economic enhancement and revitalization of Bella Terra.
SA Permitted Uses Category: Commercial Regional (“CR”)
Bella Terra Region-serving commercial uses permitted by the “CR” land use category
Area B and mixed-use structures vertically-integrating and horizontally-integrating

housing with commercial uses permitted by the “-mu” overlay.

Density/Intensity

Category: “-F14”
e Height: maximum ten (10) stories; see Specific Plan No. 13 for further

restrictions on height

Design and
Development

Category: Mixed Use (-mu) ; Specific Plan (-sp)

o Require the preparation of and development in conformance with a
specific or master plan.

e Design and site development as a cohesive and integrated center and as
stipulated by Policy LU 10.1.15.
Locate buildings around common courtyards and pedestrian areas.
Locate a portion of development along the Edinger Street frontage.
Implement extensive streetscape improvements along the Edinger Street

frontage.
e  Promote the economic enhancement and revitalization of Bella Terra.
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ATTACHMENT NO. 2

SUGGESTED FINDINGS

ZONING TEXT AMENDMENT NO. 07-002

SUGGESTED FINDINGS FOR APPROVAL — ZONING TEXT AMENDMENT NO. 07-002 :

1. Zoning Text Amendment No. 07-002 amends the HBZSO by amending Specific Plan No. 13 to
establish residential uses and design and development standards for the Bella Terra site. The proposed
change will be consistent with the objectives, policies, general land uses and programs specified in the
City’s General Plan and the adopted Land Use Element of the General Plan because it allows mixed
use development at a density and intensity appropriate for the site. The amended Specific Plan No. 13
is also compatible with surrounding development because the development standards ensure a
transition in height from the lower buildings along Edinger Avenue to the highest structures on the
northern portion of the site. This height is compatible with and not out of character with the Towers at
Bella Terra across Center Avenue and the recently approved The Ripcurl to the west. Other
development standards, also contribute to the project’s compatibility by ensuring adequate common
and private open space, setbacks, and landscaping for a combination residential and commercial
development in an urban setting.

2. The amended Specific Plan No. 13 will enhance potential for superior urban design in comparison
with development under the base district provisions that would apply if the Plan were not approved
because along with the typical development standards for the overall building design, Specific Plan
No. 13 also includes general goals and policies designed to implement the General Plan vision for
Subarea 5A, particularly a highly articulated architecture, pedestrian oriented, shopping experience
with open space plazas, and synergy between the residential and commercial uses.

3. Deviations from the base district provisions that otherwise would apply, such as maximum building
height, front setbacks along Edinger Avenue, minimum unit size, and minimum common and
residential open space, are justified by compensating benefits of the Specific Plan. Overall the
Specific Plan Design Guidelines and Development Standards facilitate development of a high quality
mixed use project with enough open space, air, light, ventilation, pedestrian connections, interesting
architecture, well designed circulation, and landscaping for an enjoyable environment in which to live,
work, and play. Specifically, implementation of a future mixed use project in compliance with the
amended Specific Plan No. 13 will promote transformation of the Bella Terra lifestyle center into a
vital Town Center Core.

4. The amended Specific Plan No. 13 includes adequate provisions for utilities, services, and emergency
vehicle access; and public service demands will not exceed the capacity of existing and planned
systems. Specific Plan No. 13 describes and depicts adequate provisions for the utilities and public
services described above. Additionally, EIR No. 07-003 contains a complete analysis of the project’s

expected demands for utilities and public services and demonstrates adequate provisions to meet the
project’s needs.

ATTACHMENTNO. _2



RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF HUNTINGTON BEACH,
CALIFORNIA, APPROVING AN AMENDMENT TO
SPECIFIC PLAN NO. 13 (ZONING TEXT AMENDMENT NO. 07-002)

WHEREAS, Zoning Text Amendment No. 07-002 has been prepared and analyzed in the
Planning Commission Staff Report dated October 14, 2008; and

Zoning Text Amendment No. 07-002 is a request to amend Specific Plan No. 13 — Bella
Terra to establish residential design and development standards on an approximate 15.85 acre
parcel of land within Area B of the Specific Plan, located between Edinger Avenue and Center
Avenue, west of the existing Bella Terra development and east of the Union Pacific Rail Road.

The Planning Commission held a public hearing pursuant to Government Code Section
65353 on__ date _ to consider said Zoning Text Amendment; and

The Planning Commission is required to make a recommendation to the City Council on
the amendment to the General Plan pursuant to Government Code Section 65354.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of
Huntington Beach finds as follows:

SECTION 1: The amended Specific Plan is consistent with the adopted Land Use
Element of the General Plan.

SECTION 2: The amended Specific Plan enhances the potential for superior urban
design in comparison with the development under the base district provisions that would apply if
the Plan were not approved.

SECTION 3: The deviations from the base district provisions that otherwise would
apply are justified by the compensating benefits of the Specific Plan; and

SECTION 4: The amended Specific Plan includes adequate provisions for utilities,
services, and emergency vehicle access; and public service demands will not exceed the capacity
of existing and planned systems.

SECTION 5: The Specific Plan No. 13, attached hereto as Exhibit “A” and incorporated
by this reference as thoroughly set forth herein, is hereby adopted and approved.

PASSED AND ADOPTED by the City Council of the City of Huntington Beach at a
regular meeting held onthe  day of

ATTACHMENT NO, 3.1



Mayor

ATTEST: APPROVED AS TO FORM:
City Clerk City Attorney

REVIEWED AND APPROVED: INITIATED AND APPROVED:
City Administrator Planning Director
ATTACHMENTS

Exhibit A: Specific Plan No. 13-Bella Terra
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EXHIBIT A

DRAFT SPECIFIC PLAN NO. 13

SEE ATTACHMENT NO. 6
OF PLANNING COMMISSION STAFF REPORT
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Subject Site
Proposed
General Plan =
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(F14)
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CURRENT AND PROPOSED GENERAL PLAN DESIGNATIONS

GENERAL PLAN AMENDMENT NO. 07-01 AND
ZONING TEXT AMENDMENT NO. 07-02
(THE VILLAGE AT BELLA TERRA - 7777 EDINGER AVENUE)
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GENERAL PLAN LAND USE ELEMENT EXCERPT

TABLE LU-2b (cont.)

Land Use Density and Intensity Schedule

Density Catego_ry Permitted Density/Intensity
MIXED The intensities/densities of structures vertically-integrating housing and commercial
USE-VERTICAL uses shall be determined by a combination of FAR and units per net acre. Each
INTEGRATION Mixed Use site shall be limited by a total building area FAR, a commercial area FAR,

and a residential density. The cumulative total of commercial area FAR and
residential density cannot exceed the total building area FAR.

-F8 Maximum total building area floor area ratio of 1.5, commercial FAR of 0.35, and 25
units per net acre.

-F9 Maximum total building area floor area ratio of 1.5, commercial FAR of 0.5, and 25
units per net acre.

-F10 Maximum total building area floor area ratio of 1.5; structure may be fully developed

with commercial uses, or combined with housing at a maximum density of 25 units
per net acre.

-F11 Maximum total building area floor area ratio of 2.0; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 25 units
per net acre.

-F12 Maximum total building area floor area ratio of 3.0; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 30 units
per net acre.

-F13 Maximum total building area floor area ratio of 1.5; structure may be fully developed
with commercial uses, or combined with housing at a maximum density of 15 units
per net acre.

-F14 HBella Terra Area B: Maximum total building area floor area ratio of 1.75;
maximum commercial building floor area ratio of 0.2 (138,085 commercial square

feet) and maximum 45 dwelling units per acre (713 residential units)

MIXED The densities/intensities of commercial and residential uses are indicated by an FAR

USE-HORIZONTAL for the commercial portion of the site and units per acre for the residential portion of

INTEGRATION the site. Site areas allocated for each use are specified in the policies contained in this
element.

-(FAR)/upa* Maximum floor area ratio and units per net acre as indicated for each zone on the
Land Use Plan.
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TABLE LU-4 (Cont.)

Community District and Subarea Schedule

Subarea

Characteristic

Standards and Principles

4J
Beach

Permitted Uses

Category: Shoreline (“OS-S”)
o  (Coastal and recreational uses.

Design and
Development

In accordance with Policy LU 14.1.3.

5
Regional
“Core”

Area wide
Functional Role

Enbance Huntington Center, the Edinger Corridor, and adjacent properties as
a key focal point of regional commerce.

5A
Bella Terra
Area A

Permitted Uses

Category: Commercial Regional (“CR”)

Region-serving commercial uses permitted by the “CR” land use category
and mixed-use structures vertically-integrating housing with commercial
uses permitted by the “-mu” overlay.

Density/Intensity

Category: “-F2”
e Height: four (4) stories

Design and
Development

Category: Mixed Use (-mu) ; Specific Plan (-sp)

e Require the preparation of and development in conformance with a
specific or master plan.

¢ Design and site development as a cohesive and integrated center and as
stipulated by Policy LU 10.1.15.

¢ Locate buildings around common courtyards and pedestrian areas.
Locate a portion of development along the Beach Boulevard frontage.
Improve the signage and sense of entry from the Interstate 405 Freeway,
Beach Boulevard, and other major access points.

e Implement extensive streetscape improvements along the Beach
Boulevard and Edinger Street frontages.

e Promote the economic enhancement and revitalization of Bella Terra.

SA
Bella Terra
Area B

Permitted Uses

Category: Commercial Regional (“CR”)
Region-serving commercial uses permitted by the “CR” land use category
and mixed-use structures vertically-integrating and horizontally-integrating

housing with commercial uses permitted by the “-mu” overlay.

Density/Intensity

Category: “-F14”
e Height: maximum ten (10) stories; see Specific Plan No. 13 for further
restrictions on height

Design and
Development

Category: Mixed Use (-mu) ; Specific Plan (-sp)

e Require the preparation of and development in conformance with a
specific or master plan.

¢ Design and site development as a cohesive and integrated center and as
stipulated by Policy LU 10.1.15.
Locate buildings around common courtyards and pedestrian areas.
Locate a portion of development along the Edinger Street frontage.
Implement extensive streetscape improvements along the Edinger Street

frontage.
e  Promote the economic enhancement and revitalization of Bella Terra.
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Existing Bella
Terra site to be

designated Area A
in amended SP 13

Subject Site to be

designated Area B
in amended SP 13

ZONING MAP
PROPOSED SUBAREAS WITHIN SP 13

GENERAL PLAN AMENDMENT NO. 07-01 AND
ZONING TEXT AMENDMENT NO. 07-02
(THE VILLAGE AT BELLA TERRA - 7777 EDINGER AVENUE)
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